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Planning Commission Staff Report 
 

Meeting Date: September 25, 2017 

From:   Cecilia Dvorak, Project Planner 

Location: South of Olive Street Road, west of its intersection with Spirit Airpark West Drive 

Description: Canaan Crossing, Lot 2 SDSP: A Site Development Section Plan, Landscape Plan, 
Lighting Plan, Architectural Elevations, and Architect’s Statement of Design for a 1.02 
acre tract of land zoned “PI” Planned Industrial District, located south of Olive Street 
Road, west of its intersection with Spirit Airpark West Drive. 

 
SUMMARY 
The request is for a Site Development Section Plan, Landscape Plan, Lighting Plan, Architectural 
Elevations and an Architect’s Statement of Design for a new 10,000 square-foot service building. The 
proposed building is to be constructed of brick, EIFS, cast stone, and aluminum. The subject site is 
zoned “PI” Planned Industrial District and is governed under the terms and conditions of City of 
Chesterfield Ordinance 2903. 
 
HISTORY OF SUBJECT SITE 
The site was originally zoned “M3” Planned Industrial District by St. Louis County prior to the 
incorporation of the City of Chesterfield. The site is currently vacant and was rezoned to “PI” Planned 
Industrial District via Ordinance 2903 in July of 2016.  
 
Since that time, the City approved the Site Development Concept Plan and Record Plat establishing the 
development as Canaan Crossing, and the Site Development Section Plan for the first lot of this 
development was approved in May. The subject site before the Commission today is the second phase 
of the five-phase development. 
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 Figure 1: Aerial  

 

LAND USE AND ZONING OF SURROUNDING PROPERTIES 

Direction Zoning Land Use 

North “PI” Planned Industrial District Vacant 

East “M-3” Planned Industrial District Vacant 

South “PI” Planned Industrial District Recently approved SDSP for 
professional and technical service and 
vehicle repair and service 

West “M-3” Planned Industrial District Vacant 

Figure 2: Zoning Map 
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STAFF ANALYSIS 
The subject site is zoned “PI” Planned Industrial District under the terms and conditions of City of 
Chesterfield Ordinance 2903. The subject site is located within the area of Ward 4 designated by the 
Comprehensive Plan as the sub-area of Chesterfield Valley.  The City of Chesterfield Land Use Plan 
designates the area as being within the Spirit Airport Land Use designation, which is “planned for Spirit 
Airport Use” and the following Chesterfield Valley specific requirement is applicable: 

 

 Façades—Utilize architectural elements from the front façade on the side and rear of the 
structure, and screen trash enclosures and construct with materials consistent to the building. 
 

o This requirement is met by the proposed building in that the materials used on the 
primary façade extend to all elevations of the building, and the trash enclosure material 
is consistent with that of the building. 

 

Access and Site Circulation  
Currently, this site has access from Spirit Airpark West Road through a cross access easement through 
Lot 1 to the south. In the future, the site will also have access through a cross access easement through 
Lots 3, 4, and 5 to the north. These shared access points are consistent with that shown on the Site 
Development Concept Plan. This connection will also allow for a maximum of two curb cuts on the west 
side of Spirit Airpark West Drive.  
 

The proposal includes a sidewalk along Spirit Airpark West Drive. As future development occurs to the 
north, the sidewalk will be extended to serve the adjacent development. 
 

Parking 
Parking is proposed in the front and rear of the building, with loading areas also located in the rear. 
The parking provided complies with the City’s Unified Development Code requirement and accessible 
parking spaces are located near the front entrances. 
 

Landscaping and Open Space 
Landscaping is planned in association with the proposed development as required by the City of 
Chesterfield. The landscape design provides a variety of deciduous and evergreen trees along Spirit 
Airpark West Drive and near parking areas. 
 

Landscaping is also proposed along the front of the façade, which will be planted with annuals to permit 
for seasonal color and interest. 
 

The dumpster enclosure and ground-mounted mechanical equipment will have screening walls that 
are constructed of the same material as the building. Bio-retention basins along the southern side of 
the property line will be planted with a variety of native grasses and forbs. 
 

A minimum of 35% open space is required by Ordinance 2903 for each lot within this development. 
The proposed project on Lot 2 meets this requirement with 35% proposed open space. 
 

Architectural Elevations 
The applicant is proposing a single story building that is 30-feet in height and is comprised of brick, EIFS, 
cast stone, and aluminum. The building contains elements along the front and side elevations designed 
to human scale, including various windows, canopies, and columns. 



Planning Commission  Canaan Crossing, Lot 2 
September 25, 2017                                     Site Development Section Plan 
 

4 | P a g e  
 

The dumpster enclosure will be constructed of brick veneer to match the building. The gates are 
constructed of pine boards and the frame will be painted red to match the accent color utilized on the 
building. 
 

The project was reviewed by the Architectural Review Board (ARB) on May 11th, 2017. A motion to 
forward the submittal to the Planning Commission with a recommendation for approval was passed by 
a vote of 3-0 with a consideration that the applicant build two (2) separate walls for the trash enclosure 
as opposed to a single shared wall in case one of the lots should redevelop in the future. 
 

The applicant has indicated that the number of interior walls of the trash enclosure would be 
dependent upon the timing of construction. Should Lot 1 begin construction prior to the approval of 
Lot 2, two walls would be built, whereas if both are under construction at the same time, they would 
prefer to share one wall. 
 

Lighting     
The applicant is proposing ten (10) wall-mounted light fixtures and three (3) pole-mounted light 
standards. Each of these fixtures is utilitarian in nature and features fully-shielded, full cut-optics as 
required by the UDC. 
 

STAFF RECOMMENDATION 
Staff has reviewed the Site Development Section Plan, Landscape Plan, Lighting Plan, Architectural 
Elevations and an Architect's Statement of Design and has found the proposal to be in compliance with 
the site specific ordinance, Comprehensive Plan, and all City Code requirements.  Staff recommends 
approval of the proposed development of Canaan Crossing, Lot 2.   
 

MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1) “I move to approve (or deny) the Site Development Section Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations and an Architect's Statement of Design for Canaan Crossing, Lot 2.   
 

2) “I move to approve the Site Development Section Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations and an Architect's Statement of Design for Canaan Crossing, Lot 2, with 
the following conditions…” (Conditions may be added, eliminated, altered or modified) 

 
Respectfully Submitted, 
 
Cecilia Dvorak 
Project Planner  
 

Attachments: Site Development Section Plan 
  Landscape Plan 
  Lighting Plan 
  Lighting Cut-sheets  
  Architect’s Statement of Design 
  Architectural Elevations 
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